Farmersville Planning Commissioner
Regular Meeting

Jerry Luna, Chairperson Wednesday, January 18, 2023 6:00 PM
Raul Casas, Vice Chair Meeting held in Civic Center Council Chambers
Marisa Llamas, Commissioner — 909 W. Visalia Road Farmersville, California

Freddy Espinoza, Commissioner

Pursuant to Governor Newsom’s Executive Order N-25-20,
the City of Farmersville will be allowing the public, staff, and City
Council to attend this meeting via teleconference.

Please dial 559-827-4929

I Call to Order:

2. Roll Call:

3. Pledge of Allegiance:
4, Public Comment:

This portion of the agenda is reserved for persons wishing to address the Planning Commission on any
matter that is not listed for review on the agenda. Individuals must give their name and address and limit
their comments to three minutes. Issues raised during Public Comments are informational only and the
Planning Commission cannot take action at this time. All comments shall be directed towards the
Chairpersons and not to individual Commissioners or staff.

5. Approval of Minutes:

A. Minutes of Regular Planning Commission Meeting on December 14,
2022

Recommend approval of minutes.

Documents: Draft Action Minutes of December 14, 2022.

6. Public Hearing:

A. Camino Castaneda project, including General Plan Amendment/Zone
Change 2022-03 Site Plan Review 2022-01, Conditional Use Permit
2022-02 and Parcel Map 2022-02 (ECP LP Armando Vanuelos). A
series of requests for the development of a mixed-use project including
retail commercial buildings, a convenience store and gas station, fast food




restaurant with drive thru, and 22 residential duplex units. Resolutions
2023-01, 2023-02, 2023-03, 2023-04 and 2023-05. .

7. General Business:

A. No business.
8. Commissioner Comments:
9. City Planner Comments:

10. Adjournment:

Respectfully Submitted

Rochelle Giovani
City Clerk
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o T Farmersville Planning Commissioner
FA:IMERSVILLE Regular Meeting

Wednesday, December 14, 2022 6:00 PM
Meeting held in Civic Center Council Chambers
— 909 W. Visalia Road Farmersville, California

Jerry Luna, Chairperson
Raul Casas, Vice Chair
Marisa Llamas, Commissioner
Freddy Espinoza, Commissioner
Pursuant to Governor Newsom’s Executive Order N-25-20,
the City of Farmersville will be allowing the public, staff, and City
Council to attend this meeting via teleconference.
Please dial 559-827-4929

) Call to Order: 6:00 pm

2, Roll Call:
Attendee Name Title Status Arrived
Jerry Luna Chairperson Present 6:00 pm
Raul Casa Vice Chair Present 6:00 pm
Marisa Llamas Commissioner Present 6:00 pm
Freddy Espinoza Commissioner Absent

3. Pledge of Allegiance: Chairperson Luna led the pledge of allegiance.
4. Public Comment: none

This portion of the agenda is reserved for persons wishing to address the Planning Commission on any
matter that is not listed for review on the agenda. Individuals must give their name and address and limit
their comments to three minutes. Issues raised during Public Comments are informational only and the
Planning Commission cannot take action at this time. All comments shall be directed towards the
Chairpersons and not to individual Commissioners or staff.

5. Approval of Minutes:

A. Minutes of Regular Planning Commission Meeting on October 19,
2022

Recommend approval of minutes.

Documents: Draft Action Minutes of October 19, 2022.



Motion to approve as presented

RESULT: APPROVED (UNANIMOUS)
MOVER: Commissioner Llamas
SECONDER: Commissioner Casas

AYES: Luna, Llamas, Casas
ABSENT: Espinoza

6. Public Hearing:

A. General Plan Amendment/Zone Change 2022-04 (Camarillo). A -
request to amend zoning and General Plan land use designations for two
parcels at 145 and 161 S. Magnolia Avenue. Resolution 2022-10.

City Planner Karl Schoettler presented a PowerPoint presentation and discussed
the requirements to amend the zone change. Mr. Schoettler answered questtons
and concemns from the Planning Commissioners.

Chairperson Luna opened the public hearing at 6:06 pm and closed at 6:06 pm.

Motion to approve as presented

RESULT: APPROVED (UNANIMOUS)
MOVER: Commissioner Llamas
SECONDER: Commissioner Casas
AYES: Luna, Casas, Llamas
ABSENT: Espinoza

7. General Business:

A. Workshop on Zoning Ordinance Update. Information will be presented
on the draft chapter pertaining to permitted uses in commercia! zones.

City Planner Karl Schoettler presented Planning Commissioners with a
PowerPoint presentation and discussed the updated Zoning Ordinance.
Mr. Schoettler answered questions from the Planning Commissioners.

8. Commissioner Comments: none given

9. City Planner Comments: none given



10. Adjournment:

Chairperson Luna adjourned the meeting at 6:27 pm.

Respectfully Submitted

Rochelle Giovani
City Clerk



AGENDA ITEM 6A

STAFF REPORT

FARMERSVILLE PLANNING COMMISSION

Date:  January 18, 2023 f

To: Farmersville Planning Commission

From:  Karl Schoettler, Planning Consultant

Subject: Camino Castaneda project, including General Plan Amendment/Zone Change 2022-
03 Site Plan Review 2022-01, Conditional Use Permit 2022-02 and Parcel Map 2022-
02 (ECP LP Armande Vanuelos)

Summary/Recommendation

The applicant is requesting approval of a General Plan Amendment, zone change, Site Plan
Review, Conditional Use Permit and Parcel Map for a mixed use development (including
commercial and residential components) on two parcels located north of Walnut Avenue and east
of Farmersville Blvd. The project proposes 25,700 square feet of buildings for retail
commercial, a fast food restaurant with drive-thru and a gas station with convenience store
(including alcohol sales) and 24 residential duplexes in 12 buildings.

It is recommended that the Planning Commission conduct a public hearing and vote to approve
the request by adopting: .

e Resolution 2022-01 recommending approval to the City Council of the General Plan
Amendment and zone change;
e Resolution 2022-02, approving Site Plan Review for the physical layout of the project;

e Resolution 2022-03 approving the Conditional Use Permit for alcohol sales from the
proposed convenience store;

+  Resolution 2022-04 approving a Parcel Map to divide the site into 4 parcels; and

e Resolution 2022-05 recommending adoption of a Mitigated Negative Declaration as the
environmental finding for the project.

Analysis

The application is a series of planning approvals for a development project on two parcels
covering approximately 7.4 acres northeast of Walnut Avenue and Farmersville Boulevard. Map
1 shows the site location and Map 2 is an aerial photo.

The project is unique in that it will feature the close placement of residential and commercial

uses. This type of design (known as “mixed use™) is strongly encouraged by policies in the
Farmersville General Plan for a number of reasons. It will allow residents to walk to commercial
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Farmersville Planning Commission 1/18/2023
{Camino Castaneda project)

uses instead of having to drive. This has a number of benefits, including reduced air pollution,
reduced greenhouse gases, reduction in fuel use, reduction in traffic and opportunities for fitness
and exercise, among others.

It is intended that the duplexes will also form a buffer between the commercial uses and existing
rural dwellings that are located immediately east of the site — better than would occur if the
commercial buildings backed up immediately to the property line and overlooked the rural
homes.

Project Overview

Exhibit 1 shows that the project proposes the westerly 2/3 of the site for a commercial shopping
center and the easterly third for residential duplexes. Key features of the project include:

Commercial Portion

The commercial development is generally situated within the north and western halves of the
site. The gas station/convenience store will occupy the northwest corner, with the fast food
restaurant south of that. An entrance lane from Farmersville Boulevard will separate these uses.
The main 23,000 s.f. building will be situated behind, to the east, with a relatively large parking
lot occupying the space in front. A second drive connection will be provided to the south,
behind the existing Rite-Aid store. A service lane (for delivery vehicles) will be situated behind
the main building. A third access lane will run east-west along the north side of the site,
providing a second access to Farmersville Boulevard.

Specific improvements for the commercial portion include:

e A commercial building containing 23,000 square feet. This building could be used for
retail commercial uses or a medical clinic

* A connected retail commercial building containing 2,390 square feet, for use by small
retailers, restaurants and offices r

e A fast food restaurant with drive-thru lane

A gas station and convenience store (with drive-thru lane) and 12 fueling positions under

a canopy.

Parking lots with 183 spaces

Landscaping

Walkways

Trash enclosures

Lighting

Street connections (driveways)

Utility connections (water, sewer and storm drainage)

Page 2 of 17



Farmersville Planning Commission 1/18/2023
(Camino Castaneda project)

Residential portion

The project proposes 24 residential duplexes in 12 two-story buildings within the eastern portion
of the project site. Most of the units will be situated in'a north/south fashion along the east
property line. Each unit will have a two-car garage opening onto an access lane that will connect
south to Walnut Avenue, and north to a service lane that will pass the north side of the
commercial development and connect to Farmersville Boulevard. Each unit will feature a small,
fenced rear yard.

Eight of the duplexes will be situated along the south side of the site. A small lane will connect
the main service drive to serve these eight units. This lane will “dead-end” at its western end.

Specific improvements for the residential portion include:

Each duplex will have 1,388 square feet of liveable space, and a two-car garage
Each duplex will have a common wall

The site will feature on-site parking and drive aisles with guest parking (52 spaces)
Landscaping and walkways

A small private park for use by residents

Street connections

Street improvements along Walnut Avenue, including paveout, curbs, gutters and
sidewalks and street lights '

Utility connections, including water, sewer and storm drainage

e Fencing (7 foot concrete block walls along the east property line, and separating the site
from the commercial portion)

Project Analvsis

With a project of this size a number of aspects have been identified for analysis, including:

1

Circulation

The site will be served by Farmersville Boulevard and Walnut Avenue. Farmersville is
designated an Arterial roadway by the Circulation Element of the Farmersville General Plan, and
is intended for larger commercial projects. Walnut is designated a “Collector” roadway and is
also ultimately intended to serve local and regional developments.

The project proposes four connections to these streets. The commercial portion of the project

will connect to Farmersville Boulevard at two locations — near the center of the site and also
along the north edge. Traffic movements here will be fairly simple - northbound traffic on
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Farmersville Planning Commission 1/18/2023
{Camino Castaneda project)

Farmersville Blvd. will turn right into the site, whereas traffic leaving the site will turn right to
head north on Farmersville Blvd.

The commercial portion also connects to Walnut Avenue with one driveway, immediately east of
the Rite Aid site. Walnut Avenue does not have a median divider, so multiple vehicle
movements here are possible. Eastbound vehicles on Walnut will be able to turn left into the
site, whereas westbound vehicles will be able to turn right into the site. Vehicles leaving the site
will have three exit choices — right onto westbound Walnut, left onto eastbound Walnut and
straight across (into the Los Arroyos multi-family complex). The City will need to monitor
traffic movements at this location and could require the project to install raised traffic dividers to
prevent cross movements.

The residential portion of the site will connect to Walnut via a driveway near the east edge of the
site. Turning movements here will be similar to those described for the commercial driveway
onto Walnut. The residential portion will also connect to Farmersville Boulevard via the drive
lane that will run across the north edge of the site.

A traffic study was prepared to evaluate potential circulation impacts that may result from the
project. The study found the project will generate an average traffic volume of 4,612 vehicles
per day. Of these, approximately 336 will occur during the morning peak travel period and 337
will occur during the evening peak period. The study found that some intersection
improvements will eventually be needed, resulting from this and area-wide increases in traffic
over time. It should be noted that these are in addition to improvements the development will be
requited to make to the streets fronting the site (described below).

Street improvements

The project will be required to install street improvements along both street frontages. For
Farmersville Boulevard (recently widened) the project will install new driveways onto the street.
For Walnut the project will widen the street along the site frontage, and install curbs, gutters,
parkways with street trees, sidewalks and street lamps.

Utilities

The project will be required to extend and connect to City utility lines, including water, sewer
and storm drain. There are currently water, sewer and storm drain mains under Farmersville
Boulevard and the project will tap these. The Public Works and Engineering Departments report
there is adequate capacity in all systems to accommodate the project. In order to conserve water,
all landscaping on the site will be required to meet the City’s water-efficient landscape
ordinance. All restrooms will feature low flow toilets and fixtures with automatic shut-off.
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Farmersville Planning Commission 1/18/2023
(Camino Castaneda project)

Architectural Design

Exhibit 2 shows the design for commercial buildings proposed in the project. The buildings are
proposed with traditional commercial styles seen elsewhere in surburban commercial
developments in the region. Buildings will be surfaced with stucco. Visual interest is provided
by using varying wall planes and varying roof heights, articulated columns, as well as arches
over store entrances and tower “marquee” features. Generous use of windows will allow
pedestrians to be able to see inside stores. The City will review final design and colors prior to
granting a building permit.

For the rear of the building, to avoid blank walls, the project will be required to provide some
visual variety and relief — such as welded steel trellises, color variations or similar architectural
features.

Exhibit 3 shows proposed fagade designs for the duplexes. These dwellings will be
contemporary in design with stucco finishes and tile roofs. Each unit will have a two-car garage,
opening to the private drive in front of the buildings.

Parcel Map

Exhibit 4 shows the proposed parcel map that will divide the site into four parcels, as follows:

Parcel 1: 0.98 acres Gas Station/Convenience Store

Parcel 2: 0.63 acres Fast Food restaurant

Parcel 3: 3.16 acres Anchor tenant and retail commercial spaces
Parcel 4: 2.59 acres Residential duplexes

The key issue with a parcel map of this type is to ensure there are legal easements that allow for
vehicles and utility lines crossing property lines. There is a condition of approval in the parcel
map resolution to provide for this.

Lighting
The project will include exterior lighting on poles (in parking lot areas) and on the sides of
buildings, to provide adequate nightime lighting for the project. In order to ensure that light does

not unnecessarily illuminate neighboring parcels and streets, the project will be required to adjust
light fixtures (and provide hooding devices where necessary).
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Farmersville Planning Commission 1/18/2023

(Camino Castaneda project)

Alcohol Sales

The proposed convenience store is expected to sell alcoholic beverages. This activity triggers a
Conditional Use Permit (CUP) to allow for additional oversight by the City. A specific retailer
has not yet been identified for the convenience store/gas station but the applicant has made a
request for the CUP to provide for this type of retailer, when one is contracted.

There are potentially sensitive uses in the nearby area, including the City’s Sports Park and also
Farmersville High School. There are also other existing uses in the vicinity that sell alcoholic
beverages, including Rite Aid and the Sinclair gas station/convenience store, among others.

Licenses for the sales of alcoholic beverages are regulated by the State of California, Department
of Alcoholic Beverage Control (ABC). However, the Farmersville Zoning Ordinance establishes
that businesses selling alcohol must first obtain a Conditional Use Permit from the City.

In considering a CUP for alcohol sales, the Commission should determine if the permit is
warranted by “public convenience or necessity”. In doing so, it is important to consider input
from the police department, neighbors and to evaluate neighborhood compatibility.

Input from the Farmersville Police Department was solicited for this proposal. The Department
expressed no concerns, provided the use is operated in compliance with City and.State standards.
Once a specific retailer is identified for the site the Department has the ability to conduct
additional review regarding alcohol sales.

The Commission will also want to consider any input from the general public regarding this
proposal. Because this application is a “public hearing” the City has mailed notification of the
hearing to all property owners within 300 feet of the site. As of the date of preparation of this
report, no phone calls or inquiries had been received from property owners.

In terms of neighborhood compatibility, the site is located within a proposed commercial area at
the comer of Farmersville Blvd and Walnut Avenue. Farmersville Blvd. forms the main
commercial “spine” of the City and it is expected (and desired) that this is where businesses
selling alcoholic products will locate. The proposed convenience store will be situated toward
the northwest corner of the site, a location furthest away from the Sports Park and Farmersville
High School.

Similar to other recent use permits (approved by the Planning Commission involving alcohol), it
is recommended the store be prohibited from placing signs in windows, on the exterior of the
building or around the site that advertise alcohol. Other conditions that the Commission has
applied to recent use permit for alcohol sales have included:
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Farmersville Planning Commission 1/18/2023

(Camino Castaneda project)

e There shall be no sales of single containers of beer. The purpose of this is to preclude sales
of alcohol for quick consumption and the resulting potential for intoxication and associated
issues.

¢ Products must be sold in original manufacturer’s packaging (cases may not be “broken up”
for sales of individual beverages). The reason is similar to that for prohibiting the sale of
single containers of beer.

e Wine shall be sold in bottles not smaller than 750 milliliters. This precludes the sale of
smaller bottles, that are sometimes purchased for quick consumption of alcohol, and the
potential for intoxication and associated issues.

Noise

Commercial developments have the potential for creating noise that may have impacts on
adjoining land uses. Noise can result from traffic, delivery trucks, amplified music and drive-
thru speakers, among others.

The proposed project has been designed to buffer existing dwellings to the east from the
commercial uses by placing the residential duplexes between the two uses. The duplexes will
also be buffered from the commercial uses by a concrete block wall and landscaping between the
duplexes and commercial buildings. It is anticipated that this design strategy will mitigate noise
concerns to a reasonably feasible level.

Permits Requested
To facilitate the project, the following specific planning permits are requested

Zone Change. The zoning of the eastern third of the site is proposed to be amended from “CG™
(General Commercial) to “RM-4.0” (Low Density Multi-Family Residential).

General Plan Land Use Amendment. In addition to the foregoing zone change, the Land Use
Map of the 2025 Farmersville General Plan is proposed to be amended from “General
Commercial” to “Medium Density Residential”.

Site Plan Review. A Site Plan Review is requested to approve the physical layout of the project,
required improvements (including off-site improvements) and building designs and facades.

Conditional Use Permit. A Conditional Use Permit is requested to provide for the sales of
alcoholic beverages for off-site consumption from the proposed convenience store.

Parcel Map. A Parcel Map is requested to divide the site into four parcels
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Farmersville Planning Commission 1/18/2023

{Camino Castaneda project)

Environmental Review. As discussed below, it is recommended that a Mitigated Negative
Declaration be adopted as the environmental finding for the project.

—

Environmental Analysis

The City hired a consultant to prepare an environmental analysis for the project. The study was
prepared consistent with CEQA (California Environmental Quality Act). The study found the
project would have no significant impacts, provided that “mitigation measures” are implemented
with the project’s construction and operation. Specific issues and mitigation measures that were
identified include:

*  Air Quality — The developer will be required to devise and submit measures for reducing
air quality impacts, particularly as it relates to equipment used during construction of the
project,

*  Biological resourees — The project will be required to implement measures to avoid
nesting birds on the site and surrounding properties, during construction.

e Cultural resources — The project will be required to implement measures to ensure the
protection of human remains and of cultural artifacts that may be discovered during
construction.

*  Circulation — The project will be required to pay funds toward furture improvements of the
intersection of Farmersville Boulevard/Walnut Avenue and Farmersville Boulevard/Front
Street. This is in addition to improvements along the site frontages, including installation
of paveout, curbs, gutters, sidewalks, parkways, street trees, and street lights.

As required by law, the study was advertised and circulated for review and comments by the
public and by public agencies. No comments were received that required responses or any
change to the findings of the study

Conclusion:

The project has been reviewed by City staff including Engineering, Public Works,

Administration, Police and Fire Departments, who have contributed conditions of approval listed
in the attached resolutions. With these conditions staff is recommending approval of the project.
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